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I ION

This document seÈs forth the comprehensive Devdlopnent pran
recomrended by_the Departnent of-planning for tt¡ã'äia-townBrandywine lMiBl area-. ,nãp "e;-strõwð--tü" rocation of the MTB
_rlelshborhood and irs rerationJr¡ip iò-tr,ä-"iããi-õlËyl- rn"I'tidtown-Brandywine neighborhood Ëounaãiv coincides with censustract 10, as currently designated by thå u. s. Bureau oe Ceñãüs.

substantial cor¡munity participation took place in thepreparation of the ameñd¡¡ents to the plan-. rtre uidtównBrandywine neighborhood is representeá-uy a wãir-õigã"ized civicgrouP, the Midtown.Brandywine Neighborhoód Associatíon, which --has been the conduir for-comnuniii iã;;¿.
Iþi. glan is long-range, J.ooklng at a ti¡ne-span of 20 years ormore for some of-rhe ieóommenaeã ðrrañgãã'to iàne-prãã". rr isnot meant to be static or unarterabre] as unforãsããñ-òtrantÀs-rn.y
":11. take place in the future which wðuld necessitate arterationgf the ptan. A conprehensive oevelofrnãñt pran, ãiãõ termed airtaster or General pran, does, howevei, -piouiãã'.-ããñpiehenslve
ro19-range policy.suide for- the develópñent of a neiitruorhoodand the municipatity as a whole. ¡---

Tl? terminology used in the_conprehensive Development planning
Process can aÈ times be confusiág. lilhen used in-connectlon witnland use and thoroughfare plans Ín this aocumenË, 

-Èää-terrn
iproposedr denotes trre ar¡eñded plan tñãt the oepårtrnent isreco¡¡rtrendinq for-appr?vil. .onc! approved by thã-piäÀ;in;-corn¡nission ãnd aaðõããã 

-Fi-.i¿t-ðoüñãii;-tn.'proposed' 
pranbecones the 'curreñt" prán. ùtrat Ís cáltea tñe ;cuiien't- þranin thts documenr is, tñ-iäãrilil-tñã ;Ë rhar was proposed ror

ffgntlon as parr or rhe pranniñã stud! rhar is bãin;-ùþa"t"a uythis document.
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II. COMPRETÍENSIVE DE\TEIOPMENT PLAN BACKGROUND INFORMATION

The City of Wilmingtonts Comprehensive Development Plan for the
area known as Midtown Brandywine was first prèpared in 1954 and
1957 as ParÈ of the Earold M. Lewis planning studies entltled 'AReport on BLighted Areas in the cíÈy of Ï{ilmingtonn (1954) and nA
Pranning study for the Neighborhoods surrounding the central
Business District" (1957). Both studies were subsequentry
adopted,by the former commission on zoning and planñing, wrrlch
then had power, now vested in City Council, to adopt the
Conprehensive plan.

The earlier study' deallng with blighted areas, did not designate
any portion of, t'tTB as being "predonlnately blighted.n The studydid, however, note an area, bounded approiiruatãly by Î{est 12thstreet, the cemetery, I{est 14th street and $Iest strèet, in whichthere were an excessive number of aged structures. Thå age ofexisting structures was one of the three criteria on whlcñ the
blighted designation was based. Due to the large scale
denolition that has taken place in thls area (pii¡¡arily west of
Washlngton Street), very few structures in the neÍghboihood couldstill be considered rblightedn using Lewisrs criteiia.
The first formal Comprehensive DeveJ.opnent PIan for the area was
the 1957 Lewis Study, which designated tfTB as Residential
Neighborhood No. six. As part oi Èhis plan, the area east of
Tatnall Street was planned for future central office usê¡ based
on the expectation that the CBD would continue to expand.
Between Chamberlain Street (extended) and Tatnall Stieet, the
p.rqn designated the land for high-density apartments, with both
sides of !{ashÍngton Street and Èhe north-siðe of lzth Street toinclude ground-Éloor, corrmercial activities. This porÈion of the
neíghborhood was envisloned as an area that.would bè desirablefor residential use by enployees of downtown offices who wouldprefer to be wiÈhin walklng distance of their place of
emplofment. It waE also believed that high-density structures,
overlooking - tþe Brandywine Creek and Park and in close proximityto the ameñities of dõwntown, would be particularly att?active to
tenants.

The area beÈween Jefferson and Chamberlain St,reet (extended) r{as
planned for low-density apartments, which were to be developed
through both conversion of existing structures and ne!ú
constructÍon. This area has since been cleared and is now usedprinariJ.y for parklng.

In 1966 r a revision to the 1957 Lewis plan acknowledged the need
to preserve the resldential character of the core of the
neighborhood (í.e., thg area between $lashlngton and OrangeStreet). Thls amendment was prornpted by thè slowing of CBD
expanslon and the fact that the ¡narket for hlgh-density
residential units in the neighborhoods surrouñding the-Central
Business Distrlct had not developed. In the implãrnentation of
this plan change, the central residential core of Þtldtown
Brandywine was rezoned fron C-4 (Central Office) and R-sC
(Eigh-Density Apartrnent) to R-4 (One-Farnlly Row Houses with
Conversions) .

-?-J



The most recent pla.r for Midtown Brandywine lras prepared andadopted in 1976¡ ancl is discussed in säction v o? tirisdocument. rt ls impcrÈant to note that the areá-cõüãlea in theL976 Plan is not thã same as is being discussed in thisplanning gtu_{y. rn rhe 1926 _plgn, tñe eastern uounaàryextended to Market stree! and the western uoundã;t--o;iy to!{ashington gtreet. Thus the Plan proposed in tr¡iå ãoãu¡nent isan.amend¡¡ent of two current prans.- rõr the poitiãn-ói theneighborhood east of !{ashlngÉon srreet,, tñí"-liãñ-ärãna" rheL976 Plan. For the area west of_washiågton sireet, thls plan
amends the originat Lewis ptan adopred ín rgsz. -rór-Ëñã 

ã;Ëäof clarity in þresentation, Èhe ncürrent Land use plan' shownon Map-'Di and discussed in section v is a courposiÈe of the twoplans for each of their respective areas.

a

t
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III.

Land Use:

STTCS AND CURRENT LA}TD USES

rhe Midrovfn _Brandvwi ne areanSïiËriiåI"i: åo;;älî:åri"ååå"ntiar,;;isilbõ;ñ"ãa- with- pubric, 
- 
i

transportation ùã"ä ái iiq äãg"9. Conmercial and transportation
uses are prrruarily relaÈed. ã;'tñ; cãntral office activities
tocared at th;-ãiä"iã-ãoutf¡ãin ancl eastern boundaries'
Substantial "i"ãã 

are used ;;; il;tiiutiãnal' and- transportation
useE (parklng) wirhln me.pãiiiã;-ó- tþe neígtruorhood west of
washlnsron srieäi,--ãlirinadã-t;-tnã-pãi"wáre-olvlsion or the

ï{iJ.rnington Medicai Cente, .tta frtfmtngton and Brandywind Cenetery'

Theboundariesofcensus-tract].0reflectaconbinationof
naturar ana rnärrããaã-ãitiiting lines *þ1"! serve either to
separate contrasting u""" oí to create .rããriv ãe-rileateå buffer
zoñes. Ì{ap "B', whi.ch st¡oiå iñ"-ñãiõhbo;ñõóã-on a larser scale'
can be used t; iaå"tirv these boundaries'

.onthenorth,theareaisboundedbyBrandywineCreekandPark,
a naturar boundarv which ";;;;;t;:-MT? 

froñ the residentiar
areas north of the creek. 

-õñã-onfy dlrect 1ínk beÈween MTB and

the residentiat areas ..ro"å"Inã'-ãieãr ls via the Washlngton

street Bridge. on the .."t1 irrã.uoundarv of census tract 10

separates the Central Busiiå"t--õistríct f rãm tt¡t predoninately
reËidential uses found in ãastern MTB. The southern boundary' a

four-lane prinary circulatiðr, ,oot" (I2th Street between Chippey

and Madison, and Delavtare.Ã"ã"tã' frórn Madison to Adams) also

separares MidËä;"-;;;;ãtrrin" froi¡ cgo uJãã. ed"t" St'reet' the

tractrs western boundâEYr ,iäpãiát"ã-lliatottt from I-95 and the

iéãiã"ãtl.r nåIghbüñooå'knoírn as Eappv vallev'

Map c Shows the current, land usest as of Dece¡nber t98I ' The uses

iiË *:tT: ff' ;ä¡ ã "ä;lii :i*:.ãni å: ¿ 
"s' 

åf 
"ååf; 

" Bi:å * }'nåou" "
sinplify tt¡e-Bieðentatlon,"'d:ï;ääåãin"t" uses are represented

by rriansur.r"lãã[i;;;';í";i;,-;;- in appropligle corobinatlons

wlthin the outllne of ttt"'Ëiãåf . Where-ttte-differentiation
between uses 1s more aistinãi-ór the block shape irregular' the

ããi"ãi uounaaiiee have been retained'

MidtownBrandywine,excludlng-tþepark'landalongthecreekon
rhe norrh siclé of South Bãi-i-oifve, .otntifsã: leel:-lnatelv 49

net acres (excluding streåi3lî--ùt,å"-tnã 2L'7 acrgs occupied by

the Wi1¡¡ington and Èranaywinä Cenetery-is-excfuded' the tract
contalns roughly 27.3 u.täã"ãf-ããve¡oþeã area' Table 1 below

summartzes the acreage'o"iãtãã [õ tt¡e-éi"ãðtolñate uses wlthln
the nelghborhood.

-5-
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Th" two adjoining Blue cross and Blue shield office buildingslocated at Í{est, r4bh and orangg streets, is the only highdensity commercial use (centrãI office)-within the 'neighborhood; Èhere is on-site parking'in the rear .

There are no he3vy_commercial or industrial uses in or adjacentto the neighborhoód. Central Business District añã ãã.""soryparking uses are found to the east and south of tt¡e ùigboundary. lfithin-the _neighborhood, surface parning i"t. arefound scattered at ong gresr rzrh srieer. The3e ãiã-ripiõ"rii
shaLlow lots where the for¡ner residentlal structures-i.re
demolished when lilest 12th street was wldened. peak use ofthese lots is during the daytine by office workers in the cBD,
though one lot is used exclusively by a car rentaL firm forstorage of vehicles.

Pub 1C asi-publ and Institutl Uses: The
uses oca lrt n 4¡ rac aresystem. These facilities include¡

en s of the
naj
ci

or publÍc
tyt s arkportlons of Br andyw

p
1 ne

compon
the

Park within the neighborhood, McKinle y Monument at the foot ofWest Street, OId SoLdiers park r and the soon to be constructe,ilE. Fletcher Brown park (formerly the Wilrnington Skills Centersite) at 14th and Marke t Streets.
Quasi-public and institutional uses include the adminlstrativeoff íces of the- Red Clay schooL District at 14th and litashinôionstreet,s, and the Delaware Divislon of the wirmington l¡edícãlcenter, located at Èhe same íntersection. The hóspitalrsfacilitles include a child care cenÈer and an RrcoËoLismservices unit. Both are located in converted residentialstructures in the blocks south of the hospital. These blocksalso contain substantial amounts of hospiial parking space,íncluding a six-level garage.

General Area Characteristic ¡El .

The land in MÍdtown Brandywine ranges ln elevation fron a rowof 5 feet above Mean Sea Level (MS¿) at the bank of the
Brandywine near lrtarket street to-g high of ll3 feet (Mst) inthe southwestern corner of the wirmin!ton and Brandyrìlnecenetery (near the intersection of oelaware and edañs).General.ly, the land slopes at evenly-spaced intervars fro¡¡ thewest and south towardE the east and-nolth, (i.e., towards the
BrandywÍne Creek).

No area wfthln the neighborhood is located wlthin the 100-year
floodplain-. - street alignments in !,frB are of the gridlronpatternr -whlch is tlpfcal throughout most of the õity. Averagestreet widths range béÈween 50 ánd 70 feet, with wasÊington-ãñã!{est 12th being the wlgest. TÞ9 slngle-blóck street aligrunentsare narrower, ranging between 30 and-40 feet.

-9-



IV. DEMOGRAPITIC INFOR"II{ATTON

POPULAT ION BREAKDOTÍN

Total City
Tota1 Popul ation t of Citv Total

Results from the r9g0 us census show that Èhe total popul.ationof Midtown Brandywing is 54g persons. The raciaL compositionof tl: neishborhõod ls shown Ëetow i" rãrji"-i-"iir,-ãäñp"risonsto citywide figures.

rABLE 2
1980

Total t0B
Population t of MTB

Black
White

OTHER*

TOTAL

Census Year

1950*
1960
1970
1980

TABLE 3
!.TTB POPULATION TRENDS

56.4t
38 .lt
5.5t

100r

Mldtown Brand
Total Popu1aÈ

309
209

30

548

35, g5g
31r663

2t674

70,195

51r
45r

3.gt

100 r
* other includes American rndians, Eskimos, Aleuts, Asians andPacÍfic Islanders.

As shown in Table 2, Black population in Midtown Brandywine is
lþoy.t 5.4 pelgentage poinrs-hisher.rhan rhã-Ciiv ãuãiàg., whilear rhe same rime.white popularíon is ãppioiirãiiv-ålõ-óoinG---lower than the city-average. sixteen ãÊ the perêons-in thecategory iot'heri iñdicateã that they weie of Asian or paeificrslands orígin. The percentage of ieitaents ln-ti,-e iother"
category 1s al¡nost double the city average. rn response to aspgclfic census _quesrion asking_. a6out 

-fãisons 
òt-späñisnorigin, 30 residõnts (4.9¡) inãicateã iñat they were of spanishancestry.

The population of Midto!ún Brandywine, llke that of the city asa whore, .has declíned_significañtly óver the fasi-lo--years.census figures for r95o ãnrough rg'go wt¡ict¡ demonstrate theextent of thís decline are shown in Table 2.

ylrrne
10n t Decrease from 1950

1r600
L ,352

787
548

15.5t
51r
66r

y for the
s Districtr

*Taken from secondary source, oA plannÍng StudNeighborhoods surrounding túe central gúsines
Harold t'1. Lewis , L9S7

-10-



As shown in Tabtof what it was i
during the 1960'
1970.

e3
nI
st{

t-lhe l98g population is approxinately L/3
.9 

5 O , the- J.a rges t dec r ease tãk i n9 pl;cä
hen populatfon fell by AZ* bet,rãeå f96O and

The Department-of_planníng believes that the perioc ofsign i f Ícanrrv decl inins- põpgl?tioñ -nã" -endeá 
; 
- iùi Ërì*i change sthrough the ãecade of Ér¡ä-igaot;-r"ir-i-r."urt principarry frornincreases or decreases in tþe nomoÀi-oi'p"r"on" in eachhousehord. rhis stabiLiã"ùlõn--ðäñ-Ë"-ättribured prirnarily rotwo factors. First, the resideñirar-cðre of MTB is seen as anattractive area in an era when uruàñ ii;id-iä'Ë"åã,nins *or"po¡rular. secgqd, c_iry pÇricies ãããlgñãa tõ iõrããrãïi rurrherintrusÍon of cenËral åuãiñess DÍ;r;ið[-äna accessory uses inroÈhe neishborhood have been firrnry 

"Jtãoilãh;ã:-----'
The stabrization of Midtown Brandywíne's population atapproximaÈerv the same or slightl!-higher-låvels ,ãv, however,affecr rhe rãciar.còmpoãirion-of-tne-åäighborhood. censusfigures indicate that a trend iñ ùñis- ãirection may arready beunderway. rn 1970, 65t of lrtrB was Black (512 persons). i.9g0figures show that this percentage_trãã-eârren tó 56.4t (309persons) . This reflect-s an actüal LosÀ of 203 Black residentsover the decade of the L970's. !{hite ana oit¡ãr-pðpor"tionaccounts for 43.6t of the lggo.popui_atläq_ e3g persons) r âr1increase of approximatery es Jiñðã-ttà-igz0 census, even thoughtotaL populat,ión decreasãa by 3Ot.
The decline in popul-atiôn over the past three decaries has notresulred Ín rhe nèighborhood being-'uiiõr,t"a ov ã-ni;; number ofvacant or abandoned properties as-has Éàen the case in othernelghborhoods surrouñdiirg-the centiãi gùsiness Distrlcr. on
!þe g9ntrary, the nunber of housing onit" has decrinedsimultaneouslv wirh rhe losses i; popüiãtiõñ. -rñ;-i;¿0 

censuscounted 540 hðuslng unitã-in MrB, õt-wtrictr ¿7a wãie-óècupied{87'7t-occupancy-råte). The ¡¡ost recenÈ data avairable, thetrPolk profires 9t ctranges r97g Lgigr;-countea a totar of zg|rhouslng units of wt¡iðti-1ãl-wele.oõðúólea (occupancy rate of78t). rhus, ilt !!: rs-rear period riorn-rdeo iå-iõia,-uiato*nBrandywine rost 249 or -47t o-f ii"-nãüãing units.--i,t,å"" rosseshave been concentrated in-two ãiãaä,-iñ"Ét¡ã oiõð¡.s-Ëãùnaea uyJef ferson, rat!1. lirashrngton and rztú éÊreets and arong thenorrhslde of tzrh srreeE berw_een-wã"niqtt"n aña-ctiõöËvstreet. As descrÍbed in the r,""r"-õËü.ii 
"n brlghted areas,this is the portion of the nergrroort¡õã'where 

"Ëioãioi""exhibited thè greale_st glõn_or-agã.---cõntrary ro the usesforseen ln rhe 1957 r.ewiE plan iõr rhÀ ;eitr,Éorr,"õä] in" unirshave. þ"9n_repraced in_rarge_parr oy parrrnã ,;;;;-iåtr,", rhannew high densiÈy residgnrlal-devefðpñãnt.
Table 4 sunmarizes the R. L. polk data and conpares the datafor the neighborhood to that õi-tnãiiti'." a whore.

-11-



TABLE 4
HOUS AI.TD TTOUS ING UNIT CI{ARACTERISTICS

Census fract 10/
Midtown

Total * of Houslng Units
ToÈal * Occupied HousehoLds
Total * Vacant Housing UnitsTotal Vacant Houslng únits

as a Percent of all
Bousing Units

t Owner Occupied HouseholdsTotal * of Owner Occupied
Households

t Renter Occupied Eouseholdslotal * of Renter occupied
Households

t Households at MuLti-Unit
Street Addresses

Average Number of persons per
, Household (Alf Households)
Average # of persons per

Household (Renters)
Average * of persons per

Eousehold (Owners)
Average Total Household

Money Income
t of Citywide Average
S of Retired persons

Who Are Eeads of Householdst One person tlouseholdt of Households With
Children

t of Fema1e Heads of
Eouseholds !{ith Childrent of HousehoLds With Five or
More Children

t Household Heads in tow-
Income Occupation

t Eousehold Heads in professional
and Managerlal Occupations

Brandywine cir ide

28 1495
25 ,139

3 1347

29L
227

64

21.9t
28. 6t

65
71. 4t

L62

48r

2.30

2.35

2.Lg

11 .75 t
50. Lt

L2 t5g4
4g. gt

L2 t544

29.25t

2.54

2.19

2. gg

$16, 540
t00r

32r
31.51

36.7t

4.5t

L2.21

57.8t

9.7t

$12,
77.2

770
t

29t
40r

27 .31

.9t
10r

57.7t

11t
Source: Proflles of Changer/Dynanics of HouseholdsR. L. polk and Conpany

Most noÈable arþng the contrasts shown above are the following:
The percenÈage of.owner occupied households isapproxinately half the CitywLde average.

The nu¡¡be!.gf one person households is nine percent higherthan the City averãge.

The averagg income in Midtown Brandywine l" $g ,770 Lessthan the Citywlde average lncome. -

-L2-



The number of households headed by fe¡nare persons isslgnificantly lower than the City-wiae average.

The nu¡nber of _persons in row-lncome occupatlons and the
number. in_lrofessíonal or nanagerlal occüpations are veryclose to Citywide totals.
The number of retlred persons and the number of householdswlth children are sltgñtly rower than the citywiile ãvãrage.

P
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Land use designations as appLied in the conprehensive
Dgvelopment plans are intended to reflect oõth city policy andthe general community consensus. lilhere conditions'rrãvechanged, the plqns fór an area must be updátã¿-iñ-"iã", rocontinue to reflect consensus and serve as a guide for publicand prívate decisÍon-makin9. The Current r,an,ã uiã pian for !!tB(arso known as rhe rand usé erèmãni-ói-[rre-côrpiãñ"nãiu"
Developnent_pran) ts shown on Map.D. As arreáåy-;ãË;å, theCurrent Land use Plan is a comþo3itå oï-rñã- lõi'a öiãã'r", rhearea east of !{ashington streetl and the 1952 prãn-rõi the areawest of iÍashlngton street. The current zonin| iãr-r.liaton ngrandywine ang the_adjoining areas ls shown oñ Map E. Both thecurrent l?nd use plan-and tñe currenr zõning-ãrã-ãiãåussed inE,nrs sect].on.

The current Land use plan for l,tídtown Brandywine uses only the
,9!I?g_ttlgh.esr d:n!lry residenriar desisnariô;;; - 

tuããro*,
::?ly:tH,i9hl anct High_Denslty). rhis is typicåt'of rhe
1îeignborhoods surrounding the cBD. Three ñõn-resi¿entiardesignations are- atso emþtoyea: _comnerctairzio;ãi-sü;ping,Public,/Quasi-publ ic, and- pai kland,/opéñ- space.

V.

l,ledium Densi ty Residential ¡

LAND E PLAN AND ZONING

50-70 persons per net acre.
20-35 dwelling unit per net acre.

Map D shows a rMedium Density Residential" core which iscurrently zoned R-4 (Row Houses with converslons) .- 
-under

normal circumsÈances, this is an appropriate zoñingclassification for the development ãnd-maintenance of a ,,gedium
?gf:ltl.n":identialn- nêishborñood. rhe R:4 ;õñlûcrassification, which has been in effect since 1966, permitsconversion of singre-family structures to multi-ramiri uses.such a conversion-must, hoívever, meet "pè"iiiãã rãt-ãí,a-;;;;
Igglirenents and be approved by'rhé zoãiñg-sõãi¿-õÈ -'AoJustment. l-1 :gl1|9.afg9-pernits, ?F a ¡¡atrer-of_righr and,therefore, not gubject-to zBA-review, tt¡e constiuction-óf -nãü-'
apartments provided that they contain no more than two unftsper floorr and do not exceed three stories in tràignt.-
Prior to the 1966 rezoning, many of Èhe structures within thearea designated as nMedlun oenslty Residential" naa ¡èenconverted to nurti-famiry uge. rñe maJority of thesã wourd not
lt.ug b"g!.pernitted undei rhe curren! ãoniné ;ãdI;ãñenrs dueto insufficient lot sizes, but rnay be contlnoàa';s-;;isterednonconforming uses.

The Department of Licenses and rnspectiont s records indicateÈhat since 1966 no-petitÍons for cðnversion ñãuã-uã"ñ"submittedto the Board of Adjustñent. There is some eütaãnããl"nor.rever,
!!?!_l11.egal conversions have occurred throughout the 

-

neighborhood during_ that ti¡ne, (i.e., converÉions undertakenwíthout ZBA approvãl).
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CURRET{T LAND USE PLAN MIDTOWN BRANDYWINE
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one portion of MTB is designated "Medium-High Density Resídential'in the current PIan. This-area, extendlng arong the blocks on theeast side of Jefferson street from l2th-tð r¿trr] is-within theoriginal 1957 LewÍs pran. pranned devãropment for this area,which included conversion of exisiing'ÀIructures to rnulti-familyuse and new construction Spartnents ñas noÈ occurred, since mostof the area has been acqulied by rhe Mã¿i.ãr-ð";r;;-Éor parning.

Medium-Hiqh Dens itv Residential: 70-90 persons per net acre.
l!:10 dwellins gnirs per neracre.

to 200 persons per acre.+ dwellings units per acre.
Two areas in Midtown Brandyllne are designated "High-DensÍtyResldentiarr in. the. L957/L97e compõsitã-curtent Lañd use ptan. rnthe 1957 Planr Èhe block'irontage-on-Èt¡e west siãã ãr lilashingtonstreet between 12rh and 14rh waã.desígnared toi-ñigh-d¿;ãiat¿----
9gygl"pqent. rn rhe Lg76 pt3l,-rhã-Bi;e cross/B}ue shierd andskills center sites on wesf, t4åh sùrããt lrere sb-ããsilnated. Borhof these locations are zoned c-4.- tÑ";-resiãeniiãi-ãã"eroprnent 

hasnot occurred at either sl.te.
The Brue cross/BJ.ue shierd site is currenlly occupied by aligtr-rise orrice.use, -generarry ãJsõãiãtea-iliah-iñ;-ðgo. rhePlanning courmissionr' iã an aaãênã"r-iã-ir," Lg7 6 ¡,liãtãwn BrandywinePlan, noted ils reluctance to consider a rezoning of tniã-piõpä;t-tto a residentiar use during the remàiãiñg econoníc iite or thebuildings. The Skitls cenÉer sitã,-[õ-t'ñe ãaJù-õi Ãiü" Cross, isnow planned for_parkland as part oi Èhe Brandywine Gatewayinprovements. rñe forner sclrool t¡ãs 

-oãen 
aemåiiâñeã-andcompletion of rhe new E. Flercher sio"n-paiÈ-ia-ã;Ë"Ëäã by r983.

Ê '",!oïïålEåå'.å"tnl"åå3.':?åBrl? areas in
!Íashingto! street between 12th and 14th. rt. business here arecharacteristic of a c-2 {seconda{y_Business center} zonÍngDistrict, but are currenÈii zõñðã'c:¿-ÌöènÈrãr'õiiícãi. rhemajority of these buEinesãäs narket goods and services to vlsltorg
ltd epnrovees o! the Delaware nivtslón-nõ"piËar,-itrðüõrr some arecrearly nore nelghborhood orienieã.--rrrã businesses incrude: adoctorrg supply store, a unlforn- shop, a flower st¡op,'ã-;iãåpräbeeperr radlo paglng service, a beauiicianr âDd a Uãi¡er shop.oÈher buslnesses- inõLude¡ a-1iquõi-Jiõie, a taxidermisr, aprinter, a tavern, a real estatã_officer a delicatessin, and ajewelry and watch' repaii-str
õur renÊ cðr¡¡¡ði ically- a."ren3Eåu ä?"33.1?:"*å1, :lË"å'.:i.tn?3 El;" .

Hiqh-D ensi tv Resldentlal:

stitu al uas ublic ss The only site in the MTBr curren v gna nst itut ional and euasi-publicis the Red cIay Consolidated School DistricÈr s edmlnistrativeOfficesr Loca ted at 14th and lfashlngton StreeÈs. The Wilmi ngtonttledical Cente t, an lnstltuti onal uEe, ltas not, forraerly desias such in the current pIan.

90
60

a
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Based on recenE review of the current Land use plan, includingsubstantÍal community lnput from MTB residents, the DepartmenÉof PJ.anning proposes sevèral Land use plan changes, TheProposed Land use plan shown on Map F provides ior theresldential portion of the neighUoifrooã effective demarcationLines and buffer. areas protecting lower density reãiãèntiarareas from conflicting land usesl For the non?eãiããñùi.rsectlons of the neighborhood, west of washington ãnã arõng l2thstreeÈ, th9 plan proposes deúeloprnent consisËãni 
"lir,- thepr irnary. objecÈive-of- conserving -ttre 

"uedtum-pãäãiËt 
-

Residentialn core.
The Proposed Land Use PIan employs tr¡o of the three residentíalland use designations used in thé current Land use pran. The
9epartment recommends thaE nllÍgh Density Residentialtr
developnent no longer be encouiaged Ín úrg. No Jiõãificant
changes in the type of nonresideñtiat land use desígnatlonsenployed have bgen proposed, though their applicatiõn tospecif ic sites hasr- in- some'casesl been ctràirããã:----
The boundaries of the Proposed Land Use plan have been shiftedto refrect census tract böundaries. This change-iã-ãrso
consistent wÍth land use patterns as a result õf recentdevelopment- in the Branayiine Gateway area. the shlft inboundaries has removed flom the trtrB õompreheniive-rJãvàfõþment
PLan planning area the foLlowing blocks and uses:

Eercules,Headquarter site: Block bounded by 13th,
Orange, 14'th and MarkeÈ Streets.
surface and garage parking areai block bounded by l2th,
Oranger 13th and l¡larket Streets.
EJ.wyn rnstitute, commercial offices and site of theproposed one commerce center Building; brock bounded by12th, Chippey, I3th, and Orange Streëts.

VI PROPOSED I,AND USE PLAN

MEDIT'U DENSTTY RESIDENTIAT¿: 50-70 persons per neÈ acre.
20-35 dwelling unlts per neÈ acre.

The-depart¡nent recom¡¡ends that the central core of I¡[rB renain
desLgnated "Medium Density Residential.n Since L966,lnprenentatlon of this r,añd use Designation has been proraoted
under R-4 zoning.

Illthin MrBts R-4 zone approximately 50 structures meet the
nini¡¡um zoning requirements for coñversion to nultifarnily use.of these -L/3 ór tåss have actuarly uããn-converted. aaáiîrgthese units together with all other prevlousry convertedstructures (i.e. ¡ those structures that are nonconforning due
Èo conversion prlor to the 1966 rezoning to R-4 and thoseilJ-egal conver-sions that have occurred sinðe- rõe e i-nãã createda condltlon under which the maintenance of the "Mediun DensityResidential" designatlon is jeopardized.
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PROPOSED LAND USE PLAN MIDTOWN BRANDYWINE
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Ëffii";iål"l; i:f"lå:i!!nf:n:itv, as ca-rcurared by dividins re8QËt-8:i -äõï"ãj i; -ú;;å;i#låly{ä"39;"jå;"å¿, r33.;:*ð;;'åï'iã:ä
densitv is verv crõèe ro tr¡e_úppãr-iiÃIr oË 70 purJõn" p", neracre implÍed ui the iueãium oãñËilv-Ëiaãntiårl=åålignarion.Rehabititarion-of tr¡e ðuiigntrt-ùãé"äÈ-unirs wirhin rheneighborhood' a-process whicñ.äpóããiä-.g be wert ùnaàrruuy, wirlcause existing dãnsities to riJå'ã"ãñ ãro"ã, ùã-tnïJ up.oer r.inir.
In order r" "y:ii FIih_iJJg.!h" residenrlal porrion of rheneishborhood into -the ;uãaiyig_Hr;h-;ä;åilre--;;Ë;;i, ir isnecessary to take steps to riruii-Ëoitüãi conversions ofsingle-farairy- uniÈs tä ¡nurti-raniiv-oä"üp.n.y. The departmentrecommends, therefore, tt¡át tr¡e cüirãñt'ã-r loniãg-uã changed toR-3' Although rhis wiri--ðreate a numbãr of 

"onõöfuãirrng uses,it 1s neces"ity in oiããr Io. avoid euiuià overcrowding which wiLlresurt fron fuither conveisiõ.;-;nã;i-it," n-¿ zoning provisions.
The reco¡nmendation to rezone !" -l-3^ appries to atr the existingR-4 zone except the trãniãge on-west iätt¡ street between Tatnarrand chippev s-tregrÀ,-tnõäi-ór rt,iäñ-i"-ãùrr"nrty vacanr and usedfor surface oarking. rrrts-ãr;;-l; iãt-åppropriare forone-family rãw nouãe ";ä;; àue-to-sir'ãirã* tors and fronrase on arnajor thorouqhfare. neiãntlðñ ðr Ëüä*äI¿ zoning in ir¡ts porrionof the neighÉorhood wiri-per¡nit new õon"tru"tion apartments ofnot more rhan six unirs pär uuira-ine-;i;i;h-i;';ä";íååre¿ aviable alternatiue-[õ-Inã-å"uÀiãptrãñr"äi 

"or*"rciar uses onÈhese underuÈilized sltes. rt wóurd arso provÍde for atransitional buffei ¡ãtrãån the cBõ 
"ñã-þrrg's residentiat core.rhe "Medium Density nesiããntiäi'-ãã"üi"rion is consisrenr wirhthe types of deverôpmã"t-rä"om¡nended Ëoi these parcers and,thererore, it has uäen ;"¿ãi;ää-I;-;rå;åsea rand use pran.

A rezoning !o R¡3 shourd arso assist in curbino €ña,-r,ruuyele wirã iñ, tnã. pä;r-ñ.;Ë_g"ùõñt -¡i;ö+åiF:åiiy.flffå}"Såïå, 
roresell rhem .r.3 nigrrer filce-aã poténÉrar-müiti-Ëäiïy unirs.orten these unirs sít o"ããñt rði ã-i;;;-;"riod or rime andbecone a brÍghrlng irriüãñäe on the neighborhood.
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MEDTT'M- HIGH DENS ITY RES IDENTTAL 70-90 persons per net acre.
35-50 dwelJ..ing uniEs per netacre.
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A nMediun-Iligh Density Residentialn designation, if impLemented by
appropriate. zoning, wouLd permit conversion of a portiõn of theglgg Cross,/alue Shield conplex to residential use provided thatsufficient open space and/or on-slte parking was lncorporated intothe design of any such conversion.

rmpl.enentation of this rand use change, by way of rezoning, ís not
recommended until the current occupancy terminates.

COMMERCIAL/LOCAL SHOPPING

No changes in the extent of the iCornmercialr/Local Shopplngtd-içtrict proposed 1n the current plan have been recornrnèndetl atthis time. Thus, a "comnercíaL/Lócal shoppingn distrlct is shownfor the blocks between 12th and l4th StreéÉ oñ the east síde of
Washington Street. The Planning Department recormnends, however,that this area be rezoned fro¡¡ C-4 to C-2 as a ¡neans oi preservingthe characÈer of exlsting businesses, buffering the resiãential
úses to the east, and renovÍng the potential for central office
development in an area where it is ñot appropriate.

InstÍtutional and si-PubI ic:
es 9na

Planning
categori

has since split public u
ês. F'or Conprehensive Deve lopnent Plan nning purposeq,pla

tcl Countyr orthe ter¡¡ "publicn applies to Locati ons where Mun Pal tState government servlces are operaÈed or proposed such as flre
statlons , communl ty centers, sociaL servlce centers, etc. Thenlnsti Èu

on so nc u e pu lc

onal./
¡rubI

ri Qua si-Publicn designation now applies

In the current plan, this
' uses. The Department of
ses lnto two separate

private or ic comrnunity servicêsr includíng public
which are not directly operated general purpose units ofby

of
?
overnment--Ct
inancially supported by public fu

ty, County, State
nds.
Federal, though they may be

Tþe Proposed l,and Use PIan continues the designation of .the siteof the Red Clay Consolidated School District óffices asnlnstitutional/Quasi-Publlc.n In addition, the Delaware Division
Hospital and the hospltalrs land south of West L4th Street have
been so designated.

The lands south of the Delaware Divislon had previousry been
designated for hlgh density resldehtlal uses. This chãnge to
"rnstitutionalr/Quasi-Pubricn resurts, ín part, fróm the fact that
the lands have been cleared of almost aLl residentlal use and are
owned almost entirely by the Medical Center.

No recoru¡endation to rezone these parcels from their current C-4
status is made at this time. Any future rezoning shourd be
consÍdered in light of a speclfic developnent proposal by the land
owner. continued use gf the Delaware Dlvision Hospltal for
medical servlce purposesr âs is proposed ín plan Onègar oây open
up development opportunities for medical offices, prlvate.labs orclinice, etc. that serve the faclllty. Thls site would also beattractive for elderly houslng or a nursing hone facility. This
type of developneni wouLd be perrnltted under C-4 zonlng.

only to
schools,
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P SPACE

The only change in the parkland,/Opel gpace designation involvesthe site of tñe soon to uã consLrücteã'E. rletcher Brown park.Previouslv, rhis sire haã-ueen diirõñãtãa n'ish-DensityResidential." .rn ínp'emeniinn rñi;"äñJig" to parkrand,/openspace, a rezoning riðrn-ð:I to 0 is .recor¡inended.
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lhe currenÈ TranEportation and Thoroughfare plan for MidtownBrandywine was adopted as part of the-L976 oãpãitmããr- otPranning 
- and Development pran. , That plan remõved tne liimarycirculat,ion route désignation from w"Ë[ street between r2th andthe Brandywine creek. originaLr.y assigned in thÀ-iõai LewisPlan' this designation irnpÍiea cðnÀtruËtion ot 

"-nãrr-bridgeover the Brandywine pararleJ.ling the washington street Brídge.washington strèet (sóuthbound) ãna west street (northbound)
ctere to beco¡ne a paired arterlal system between'L2th and göttrstreets. The construction of rnteistate 95 during the 1960scaused this plan to become obsoJ.ete, as the rntãiÉtãËe wasoestgned to handle najor north/south traffic exiting andenteríng downtown.

The ¡emaining primary circulation routes within !{TB in thecurrent Plan are lfash_ingtog street, two-way between trre 
-niiage

and l2th sÈreet, and weãt I?-Èh sÈråetr/Delaiare evenuã lone_wãywesËbound) which serves as the neighb'orhood's sõuùr¡einboundary. None-of.the neighborhooã streets are designated assecondary circulation routes.

The Department of planning recommends that no substantive
gþpng"f -be_nade in the Midtown Brandywine component of thecity-wÍde Transportatlon and Thoroug-hfare pLair at this time.

Y?g Tl -fh" proposed TransportatÍon and Thoroughfare plan,
idenÈifies the location of the two primary cÍiculation routesdiscussed above, shows North park olive aã a designatedparkway, and als-o.shows major circulation routes imnediatelyadjacent to the Midtown Brãndywine boundary. The-ðïiientTransportation. anq Thoroughfaie plan has nót been shown sinceit !s substantivery tdenricat ro ltre piãn piopõãàa-ïñ-Èrris --study.

some minor changes invorving traffíc frow on non-primarystreets are planned for t¡trB and the Brandywine Gateway ârêâ¡which ls located to the east of the neighborhood. ThesegþTgll-h3ve been-pronpted by neighborhóod concerns-iãõãraingcne nlgh revers of commuter and downtown traffic which use
neighborhood streets as shortcuts and also by the cityrsinterest in inprovlng circulation in the redãveloping gatewayarea. These changes and/ot inprovements include r- ----

closing tifest l!th street beÈween Market and orangeStreets to vehicular traff ic. (Àlready irnple-
nented. )

VII. CURRENE AND PROPOSED TRANSPORATION AND THOROUGHF ARE PtAT\T

cJ.osíng litest 13th street between Market and BassettStreets to vehicuLar trafflc.
Opening the entire lengt,h of Bassett Street, sothat it links 12th Street, to 13th Street.
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9!elgÍng Market Street from a one-$ray (southbound)secondary circulation route t9 " twoiwåy secondarycirculation route between l2th Street aña theMarket Street Bridge.

Improvements to the physical desÍgn of theintersection located-at Market, sóuth pårk Drive,16th, and King Streets.
Addlng stop signg at uncontrolled intersections asa ¡neans of reducÍng trafflc speed, impioviñõ-ããrãtvand-generally discóura ing noir-neighbãrhoodtraf f ic. (Already inpLernénted. ¡ . 

-

The street closings.and openings are deplcted on Map F. Arsoshown are the location of - rhe ñearesr uüã 
-Jt¡ãriãrä-ã"i,iinä--tñe

MTB neighborhood. .
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VIII. PARKS AND RECREATION PLAN

As noted ln section- rrr, several publlc park facilities arelocated wíEhln the bounðary or lmâ/cãñãus Tract 10. Theseinclude, a-porrion of sranåy*inä-õâirl-ltt"-ù;ñi.r;y Monurnenr arthe foot of lirest sÈreet, anã old sotdíer's park ãù'uär¡<eÈ andNorth park Drive. _ lgmi-public open spãce is iã"ãi"¿-on Èhegrounds of the old First-Presbytãrlan-Church bùiiãi;g ar t4rh andwest streets. This site, whic-h is on it¡e ¡rationar. iãgister ofHistoric Places ls open úo ttre puuriä;l spàciÈiãã -tfu"" 
and forscheduled events. rËe church 

"ñã-õióoñà" ãtã-rãintÀrned by rheDelaware Society of Colonial Oa¡nesl

The former site of the H. Fletcher Brown vocational school is tobe redeveLoped as-public_parkland with an expected completioñ aãteof spring r-ggr. oiá-õõiaier's park-"ïri be incorporared inro rhisnew park area.. Tlrçn conptered, Brown pãrÈ-"ii-i-eñph;Ji;"-öàã"iüË-
recreation activities, arthough a central open 

"pããã-tr"" arso beenincluded in the design.

Parks and publì'c facilities'in ctose proxinity to MTB are! Rodnevp_su3rgr ât ttth and Marker.grreers¡ oüããrãngiå pàrË,-"Ë'iitn"ãñä=t
!{Iest streets; _Brandywine MlLls pair ãi-igrh-and-Rá¿å òtreets¡ andthe.I¡l'tCAr ât Llth and l{ashington Streets. The "y" pràvides a widevarieÈy of recreatloniat tacítiiiãÀ-;itñ severar rypes ofmembership plans. Residents quarters, ,eeiinõ-i"õñãr'anã a publiccafeteria are also provided.

The need for a high activity recreation area within MTB has been
;iEf;î;"if,"ol"i;;å3iilåå¿ ei.îi :f"::"nl3lï_ît;'*:m i:!:n",,or tennis courts, basebalr diarnondsr-rootoari fieldJ o;-pùËiic--pools. Brandywine lllLls Park, whicú does include a basketball andtennis court ånd a to[-iolr-lå nði-ä"ãliy 

"."""sib1e to chitdrenor MrB due ro, rhe necesãity tã äiõ"ã-õ;år;í-Ë;;;ii; iravereirstreets and the rlarket stréeÈ-Bridge. Thls piourãm'is also trueof the baseball dianonds ãna 
-tõõtbåii fierds locared in NorrhBrandywine park along'west lgth street. The op"n-ã1""" to beincorporated in E. FÍetcher Brown park should Îrerp to alleviatethis need as it will be of sufficienÈ slze to peiñiÈ-unstructuredindlvidual recreatlonal aãttviti¿ã. -uãuärtheless, 

futuregPPortuniÈies to provide hígh activity recreation areas in or nearMTB should receivã thorough-consideration. t

Ngtghborhogal resldenÈs have algo suggested that the currentryvacant land along, t2rh srreer be imfíovãa wiCr, 
-aiii"ãÈio"

l??apg"pingr ro rhe benefir of borh-trre city-ãnã-rñã--neighborhood. Residents poinÈ to the unattractfveness of l2thstreet as it appears to b[¡sinessmen and comrouters as thãt rããüethe downtown, ãñd conpare it to rlth-sùreet where severarprivately.owned lots have been e¡obelishedt wtttr-pi"ñting" andwell-naíntalned_-lgyn algaF, which irp;õà the aesthetles of thestreetsc?pe. (NorE: ltrh-and t2rh 3Èieets arã-á pãi;ãã pir,ñäivcirculation rouÈe (Route 521, Ilth carries traffic in to the City,and 12th Street is outbound.i
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rhe Department of.pranning believes that this is a soundconcept, but does not recommend that it be undertaken with CiÈvfunds since Èhe ra1it9 in question ãie-not owned by ilre"öiiv:"tPrivate fundins,_eithei ¡i : civic "igàñi""ti"ñ ã', J-'nrivarefoundation, wourd be conslstent with éity efforts-tõ iurproveentrances and exits to the downtown aiéã'. Any such project,however, mus! incrude provísions tor mãlntenañce. --
Approval of this gfegn -space improvenent concept by the city isnot lnconsistent with thé r.and úse designationä -piépose¿ 

insection vr and shown on ¡rap 'r"iiãnã";;Ëin9 imprävãñãñt" courdbe inpremented either as aå intåild-i¡npið"õmenÈ or 
-iñcorporared

into the future development of the siCåÀ.
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IX. MUNICIPAI, UTILITIES

The water svstem_Ín the.uidtown.Brandywine area Ís fed throughtrre dóãT-ññ!-neservoir-from ttre pðitãr and Brandywine Fitterptants, which ãraw nã¿ã;-eiom the srañav"iiä-cíåËülr"it isadequate to serve exisrins aãvãiðprn;t--å;ã -õnrv-ðyåt"ñ
¡nalntenance is planned.

Ï::-#ft€Ún.1l.th1:areaisaco¡obinedstorman.ilsanitarydralnage sysÈ,em which frows by gravlÈy to the pumping station'at 12th and Thatcher streeÈs änã from'there to- thã cñerryrsland Regional sewage Treatment plant. No .ã:õi-cñäñg"" Eothe system are now pianned.
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x.

GRADE

K-3

4-8

9-L2

EDUCATIONAL AND PUBL IC FACITITIES

Beginning with the rggr-92 academic.year, the city ofl'Iilnington-was divided among four AiÊfàrent school districts.The four disrricÈs rep1aced. al". "ilii9-ñew castre counryÐisÈrict that hait been created Ín rétg *r,"n a t. s. DisErictcourt ordered tl" rL independent noitt"in county districts(includins rþg former crri or wirmi;õtð; school'oiÀtiict) roconsoridate ror Èhe purpoêe or ããrãõiÀõärirj-iñ"-"ãñãår sysren.
The Midtown Bran¿vlil9 neighborhood ls now part of the Red ctayconsolÍdated schoõl pistriót. Each of in" school districts aresubdivided lnto attendance zones. The boundary õt 

-õãnsus 
Tract10,/MTB eoincides wirh rtre-nãã ðiãt.s;h"ãi DisrricÈ arrendance

?or_¡ç' srid *r061360. chirdren iii'iñõ wl*riñ-ù,is-àtËà,ia rhefolLowing schooLss

A. I. du pont i{igh School
50 Hillside Road-
!{iLmington, DE

The administraÈive offices of the Red clay consolidated schoolDisrri_cr- ?re, coincidenÈally rocaràa 
"iËr,in-tüã-;;i;ÀËorhood arL400 l{ashington Street.

There are no CÍty-operated co¡omunity centers located withln MTBor in cLose proxinity.

SCHOOL ASSIGNMENT

Eighlanas Elementary
2100 Gilpin Avenue
lililmington, DE

A. I. du pont Midd1e School
3130 KennetÈ Pike
Wilmington, DE
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a



xI. SURROUNDING DEVELOPIIENT

Midtown Brandywiners proxirnity to the CBD, Brandywine Gateway, and
waËerfront areas, place the neighborhood in a position where
development pressures, if left unchecked, could erode the medium
density residentiaL character of the neighborhood. Recognizing
this possibility, the City has taken many imporÈant steps to
alleviate those pressures. These have included a City lrnposed
temporary moratorlum on rezoning and efforts to seek corununity
input regarding developmenÈ ln the Gateway area.

Comnunity input ls reflected ln the revlsions recommended in the
Proposed Land Use Plan (Map F, Sectlon VI). Slmilar lnput, which
resulted from the UDAG environmental assessment process, led to
slte specific development standards boing incorporated in the
deslgn of the new Hercules Headquarters building. These included
a 30-foot wide landscaped setback, between the Headguárterrs
structure and Orange Street, Eor the purpose oÉ buffering the
neighborhood fro¡¡ the high-rise¡ choice'of a building design that
would mini¡níze shadows belng cast upon the neighborhood¡ Èhe
location of service and parking entrances and exits a',{ay from the
neighborhood on the Market Street side of the buildlng; and the
establishment of construction procedures designed to mltigate any
adverge effects.
When cornpleted, the Hercules Headquarters building will contaln a
nu¡nber of commercial uses on its ground floor. These will
prinarily be targeEed towards servíng building occupants, but
nevertheless wiLL add to the services currently available to
neighborhood resldents.

In addition to and as a part of the Brandywine Gateway development
the construction of an 1100-car parking garage wlth a health club
facility is underway in the block bounded by 13th, Marketr l4th
and Klng Streets. ÀIso in this area, a new restaurant has been
located in the Cityr s lilater lilorks Pu¡nping StaÈion at 16th and
French Streets. Pians to construet a-fiie-story office buiJ.ding
at 12th and Orange Streets have also been announced. The State
Chamber of Con¡¡erce expects to become a major occupant of this new
facility. The lfllmlngton Trust lower, which conbines the adaptlve
reuse of the former City Post Office with new office constructlon
is also well underway, ln the block bounded by lLth, Market, 12th
and King Streets. The block irnrnediately south of the Bercules
slte (bounded by l2thr Basgett, 13th and Market Streets) is at
present used for surface parklng but renains one of the most
attractive potentlal offlce development sites in the northern
portlon of the CBD. Developroent of oíf,ice/comnercial uses on this
site can be expected during the life of this plan

To the south of MTB fiäs the heart of the CBD. ThiE area is fully
developed with few vacant sites that could have a direct imp'act
upon the neighborhood. Thls is also true of the western and
nórthern bouñdaries of the neighborhood where I-95 and Brandywine
Park create buffers whlch serve to separate I'fidtown Brandywine
from the neighborhoods beyond them.
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Generalry, as outlined above, it is apparent that rand usetrends are changing to Ètrã east or uiåiðwn Brandywine andremaÍning stable oñ tt¡e-ðir¡er uoun¿ã;iÀ;. These-changes ro theeast or rhe neishborhood shourd ;;;;r;-;-r";;;;ã ;ïilà..y ín anarea or rhe cirv Èhar had previ:i;ir-È"än unaerùtiiiãàa byparkins uses. ihe aevàiõpñent Èhai'iã-tà¡.in;-;i;;;-i; excirínsboth in terms of what it ñi'' ao fãr-tnã irnmediate area and thecitv as a whole-- fña õili"r¡as ãernãñ"iïãr"¿ concern andwilringness to. work togãtåei-"ittr"'ñäiàËËorr¡ooa residenrs rosolve anv exis-È]ng ana-potÀnriar piãËíäñ" rhar new aÀverognenrnight bring. rheãe eteðriÀ should continue.
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rx. STTMMARY

-Expectations qegarding development trends within MTB havechanged sisnificanrty gyer. rh-é pa:r 30 yeaisi ðiti-õoii.v¡ roo¡has been altered to lefrect chairging-ãohdítlons. The 1950splan altowed rol.expansron or tr¡é cão orÈiõã-üããs ilã híãh-denslty-resldentlar-development. euirãg Èhe 1960s, however,the resldentlal core of ulãrown retuàinàã stã¡rãr-wúrie csoexpansion took place seneralry ro-rñã -¡outr¡-õÊ-izlü-ËErãã[.
rhe te70s broushr a_siowlns råcosni[roñ of -thã ã;;ïrã¡iiiËi orthe nelghborhood. glit_as private ñarnÁt rnvesim"nt-inår.as"a,gity poricies shifted toüard conJãi"ãiiott. rttãJ" päii"i"" havebeen refined in rhe process or proau;i;à rhi; åoãuñãnt. ThemeaEures proposed here will help to protect the residenÈiài-qualltY of !h9 nelghborhood and- reduãã-tne poi"nuiãi-or
commerieal lntrusion. They shoutd be uJãã ã; -ã'-;;iã" to fururedeclsions affectlng the neighborhood, .rt"tt", thgy be made bythe city, prlvate buslnesseã or neigtruòinooa resiåenis.

a
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The purpose of the preface is to provÍde a guide to understandingthe definitions and intent of the land use designations used lnthe comprehensive Deveropment plan pranning proõess.

r.,and use designations are generally based on the types ofactivities anð characterisfics assôciated with pIáffiÀã õ; existingdevelop.mçnt. These.designations are not necessåriJ-y conpaiãbiã-Uða specific zoning district. -zoning districts regulãte sþecific
!¡sgs_, anq qrso- the density of developrnent by speõifying itreheight, bulk, Lot coveragér and othei butrdind-chaiåctãristics
nece-ssary to implenent_ or maintain the planned developrnenÈ inplied
þy the designation. There is not at this tlme a zoniäg distri.ctthat would restricÈ developroent to the level of the ¡neãium-higñ 

-

density category wíthout also permitting high density. severarother zoning districts will peimit, the deveÍoprnent iínpried inother Land use categories, but they do not prävide coñtroLs toprevent exceeding tÞe scale of development that is beingreconmended. Creation of new zoning distrlcts more conãistantwith planned develognent densities may be necessary.

PREFACE

EXPLANATION OF TA}TD USE DESIGNATIONS

RESIÐENTIAL LAND USE DESIGNATTONS

TABT,E A

RESIDENTIATJ LAÀID USE DESIGNATIONS

The Planning Department uses five residential land usedesignaÈions, eãch defined by a range of.population and dwelLingr.¡nits per net resídential acie. Net resiãeñtial acràage is-¡ñä-total acreage devoted to'residenEial and accessory useå, excludingstreets. lhe f|Y" designations are defined below-and typical useé.ld thg zoning districts associated with each level of ããnsity arealso given.

Density
Deslgnation

LOIt 0-20 0 I

TypicaL
Uses

One fanily
detached or large
ser¡i-detached
dwellings

Large detached,
senl-detached and
large row or gro'up
dwellings, wíth
nulti-family
converslons
permi tted

*of
Persons

Per
Net Acre

#of
Dwe1Ling
Units Per
Net Acre

Typical
Zon ing

R-1, R-2

R-2, R-2A,
R-3

I

MEDilIM-LOW 20 50 I - 20



IUEDIT'¡{ 50 -70 20 3s

l{EDIUIt{-tlIcH 70 : 90 30 - 50

Row houses on
small lots, row
houses with
converslons,
garden apartments,
and smal1
apartment
buildings.

Mid-rÍse apart-
nents, three to
seven stories
usually located
along major arter-
ies as a buffer
between them and
lower densiÈy
resídenÈlal areasor between co¡nmer-cial districts and
lower densiÈv
residentÍal úses.

I
d

8
over

R-3, R-4,
R-5À

Not directly
provided for
by any pre-
sent zoníng
dlstr ict
but requires
at least
R-58 zoning.

HIGH 90+ 50 200

NON-RESI DENT IAL LAND USE DESIGNATIONS

TABI,E B

NON-RESIDENTIAL LAND USE DESIGI,IATIONS

Non-Residenti al

Table B.provides a descr-iption of the twelve non-residential landuse designations currentl! Ín usã i"-ttä compiãne.;i;Ë Devetopmenr
l1"n planning.process. TÉe designationJ arç based primarity onuse characteristÍcs. The densrti oi-tüã u". is controrr.edprinciparrv bv- rhe extãnt õi lñe'aiãriïãt. rhe åesiõñarion, abrier descriotion or rhe tvpicãi ";;;-i|à'tnå"Ioiiiö'äi".ricÈsusuauy assoËiãiãa-"iÈü-då' ã¿ri"i[v-"iä risred berow:

RsB and R-5C High-rise
apartnents
stories an

Densit Typical
Zon ing

c-1

y Desiqnatlon Tvplcal Uses

Ne ighborhood-or i entedretall areas, typical-ly ground fLoor
conmerclal with
resldential above

Loca1 Shopping

II



General ComnercÍal C-2

Central RetaiL c-3

CentraL Office c-4

Special Com¡nercial C-6

Office Park

Beavy Commercial

Light Industrial

General Industrlal
Parkland/Open Space

Not comparable
to any current,
districts¡ pot,en-
tial app}icabilÍty
to obsoLete nanu-
facturing former
schooL or insti-
tutional sites
located in or near
residential areas or
on the frlnge of CBD.

c-5

M-1

l'l-2

o

Secondary business
centers located along
najor thoroughfares.

Primary business
center retail and
personaL services,
professional offÍces,
etc. (within CBD)

CenÈraI Business
District uses:
corporate offices,
banks, hoteLs,
government offices,
accessory parking,
etc.

High quality
commercial and/or
residentlal, located
along najor
thoroughfares

Low Density office
uses with on-site
parking and services
to be Located on
non-CBD sites.

!{arehouse and storage
yards.

Assembly and
fabr ication.
Beavy manufacturing.

City parks, parkways
dedicated open space
outdoor recreation
facilities, pedes-
tr lan yrays ¡ êtc .

a
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I nstitutÍonal,
and Quasi-public

PubIic

GeneralLy permitted
ln appropriate resi-
dential and commer-
cial districts either
by right or as
special excêptíons
under specified
condltlons.
(Sane as Above)

Hospitals, schools,
socÍal and health
servlcê clinÍcs,
churches, utÍLity
facilities.

Flre stations,
communlty centers,public parking, etc.,
which are directly
operated by generaL
purpose units of
government (Clty,
Countyr State or
Federal).

The number of land use desígnations used in a specific
comprehensive Developrnent pLan varies from neigi:borhood toneighborhood. Plans for some areas rnay use as-few as flve or eixwhile other plans may employ aLl of the cat,egories discussed above.

IV


